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Expedited Land Division Narrative

Tax Lot 21E36BA07600, Cornwall Street, West Linn

Icon Construction & Development, LLC

Proposal: This application requests approval of a middle housing Expedited Land Division
(ELD) for an existing lot described as Tax Lot 21E36BA07600. The property is vacant and has
no site address, but is located between 4099 and 4195 Cornwall Street in West Linn. This site is
located on the east side of Cornwall Street south of Sunset Avenue.
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Vicinity Map

The proposed site plan is depicted on the map on the following page as well as on the Tentative
Plan submitted with this application.
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Site Plan
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Existing Conditions

The subject property is shown outlined in yellow on the aerial photograph below. The subject
property is vacant. The property slopes downhill from Cornwall Street to the southeast at an
average grade of approximately 24 percent. There is an existing creek located along the rear
property line of the site. Protection of the water resource will require the maintenance of a 65'
buffer from the creek, as shown on the Tentative Plan.

Aerial Photograph of Existing Conditions



Public Facilities

City of West Linn sanitary sewer and water lines are located in Cornwall Street to serve the
proposed project. A preliminary utility plan and storm report for the project have been
prepared by Theta Engineering and are included with our application package. Sanitary sewer
laterals were installed from the new sewer line in Cornwall Street and are extended to the
property line. New water service laterals and water meters will be installed along the Cornwall
right-of-way to service the property. Onsite infiltration is proposed using a "Basin with
Underdrain" design, with overflow to the creek at the rear of the lot.
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Utility Plan

Compliance with Approval Criteria:

Consistent with the provisions of ORS 92.031, this proposed middle housing land division
application will make use of the Expedited Land Division procedures set forth in ORS 197.360.
The approval criteria relevant to this application are found in ORS 92.031.



(1) As used in this section, "middle housing land division" means a partition or subdivision of a
lot or parcel on which the development of middle housing is allowed under ORS 197.758 (2) or
(3).

Comment: This application involves detached duplex units, one of which will be located on each
parcel. Duplex units are middle housing pursuant to the definitions in ORS 197.758(1). The
subject lots are zoned R-10 and this zone allows for the development of middle housing under
standards adopted by the City of West Linn.

(2) A city or county shall approve a tentative planfor a middle housing land division if the
application includes:

(a) A proposal for development of middle housing in compliance with the Oregon residential
specialty code and land use regulations applicable to the original lot or parcel allowed under
ORS 197.758 (5);

Comment: The proposed parcels will be developed with detached duplex units, as shown on the
attached Tentative Plan. Application for building permits will be submitted separately and they
will demonstrate compliance with the Oregon residential specialty code.

ORS 197.758(5) states:

"Local governments may regulate siting and design of middle housing required to be permitted
under this section, provided that the regulations do not, individually or cumulatively, discourage
the development of all middle housing types permitted in the area through unreasonable costs
or delay. Local governments may regulate middle housing to comply with protective measures
adopted pursuant to statewide land use planning goals."

Comment: The City of West Linn adopted Ordinance 1736 to provide for compliance with state
requirements for middle housing. The new standards allow for middle housing in all residential
districts, including the R-10 district applicable to the subject property. The only limitations
provided in the updated standards are dimensional requirements that do not discourage
development of middle housing. The applicable dimensional standards for the R-10 zone are
found in CDC 13.070 and are shown in the table below:



STANDARD REQUIREMENT ADDITIONAL NOTES COMMENT
Minimum lot For o single-family attached or

detached unit.
Not applicable to detached duplexes.10,000 SF

size

Not applicable to detached duplexes.Average min.
Lot or Parcel
size for a
Townhouse
Project

1,500 SF

Minimum lot
width atfront
lot line

35ft. Does not apply to Townhouses or
Cottage Clusters.

The lot widths at the front lot line are:
Parcel1- 62.5', Parcel 2-56.44'.

50ft. Does not apply to Townhouses or
Cottage Clusters.

Does not apply to detached duplexes.Average
Minimum lot
width
Minimum Yard
Dimensions or
Minimum
building
setbacks

Except as specified in CDC
25.070(C)(1) through (4)for the
Willamette Historic District.

Not applicable to the proposed
project as it does not include a
Cottage Cluster.

Front, rear, and side yard
setbacksfor in a Cottage
Cluster Project are 10ft. There
are no additional setbacksfor
individual structures on
individual lots, but minimum
distance between structures shall
follow applicable building code
reguirements.

Front Yard 20ft Except for steeply sloped lots
where the provisions of CDC
41.010 shall apply.

The proposed minimum front yard
setback is 20 feet.

7.5 ftInterior Side
Yard

Townhouse common walls that
are attached may have a Oft side
setback.

This standard is not applicable to
duplex units along their common line.
A 5' setback is proposed on the
common lot line. The perimeter side
yards will maintain the required 7.5'
setback.

15ftStreet Side Yard Not applicable as there are no street
side yards abutting the site.

Rear Yard 20ft The minimum rear yards proposed
will not exceed 20 feet.

35ft Except for steeply sloped lots in
which case the
provisions of Chapter 41 CDC
shall apply.

Homes to be built will comply with
the maximum 35' height standard.
Compliance with height standards will
be reviewed with the building permit
application.

Maximum
Building Height

Maximum lot cover does not
apply to Cottage Clusters.
However, the maximum building
footprint for a Cottage Cluster is
less than 900 sf per dwelling unit.

Proposed maximum building
envelopes for both parcels are shown
on the site plan. The actual lot
coverage will be less than the

Maximum Lot
Coverage

35%



maximum building envelope and will
comply with the 35% standard.• This does not include

detached garages,
carports, or accessory
structures.

• A developer may deduct
up to 200 sffor an
attached garage or
carport.

15ft Not applicable. Both parcels have
direct frontage onto Cornwall St.

Minimum
Accessway
Width to a
lot which does
not abut a
street or
aflag lot
Maximum Floor Max FAR does not apply to

cottage clusters.
Not applicable to duplexes.0.45

Area Ratio
Duplex; Triplex,
and Quadplex

Type I and II lands shall not be
counted toward lot area when
determining allowablefloor area
ratio, except that a minimum
floor area ratio of 0.30 shall be
allowed regardless of the
classification of lands within the
property. That 30 percent shall
be based upon the entire
property including Type I and II
lands. Existing residences in
excess of this standard may be
replaced to their prior
dimensions when damaged
without the requirement that the
homeowner obtain a non-
conforming structures permit
under Chapter 66 CPC.

Compliance with floor area ratio
standards will be reviewed at the
time of building permit application.

0.60

(b) Separate utilities for each dwelling unit;
Comment: Each unit of the townhouses will have separate utilities, as shown on the Utility Plan
above.

(c) Proposed easements necessary for each dwelling unit on the planfor:
(A) Locating, accessing, replacing and servicing all utilities;
Comment: Each unit is on a separate lot and all utilities serving the homes are either on the
proposed lots or the street right-of-way fronting the lots. No Public Utility Easements other
than the standard PUE along the street right-of-way are proposed.

(B) Pedestrian access from each dwelling unit to a private or public road;



Comment: Both of the lots front directly onto Cornwall Street. A new 6'-wide sidewalk will be
installed along the frontage, as required by City standards.

(C) Any common use areas or shared building elements;
Comment: Not applicable. There will be no common use areas or shared building elements.

(D) Any dedicated driveways or parking; and
Comment: Each parcel will have a driveway providing for parking for one vehicle plus an
attached garage providing an additional parking space.

(E) Any dedicated common area;
Comment: No dedicated common areas are proposed.

(d) Exactly one dwelling unit on each resulting lot or parcel, except for lots, parcels or
tracts used as common areas; and
Comment: Each lot will be developed with exactly one dwelling unit.

(e) Evidence demonstrating how buildings or structures on a resulting lot or parcel will comply
with applicable building codes provisions relating to new property lines and, notwithstanding
the creation of new lots or parcels, how structures or buildings located on the newly created lots
or parcels will comply with the Oregon residential specialty code.

Comment: The plans and other materials required to demonstrate compliance with this
requirement will be provided with the building permit applications.

Grading and Utility Plans per CDC 85.170(C)-(E)

A Preliminary Utility Plan, prepared by Theta, LLC, is included with this application. This drawing
shows all sewer, water and storm services required to serve the proposed lots. No site grading
is proposed at this time Future grading for the foundations for the homes to be built on the lots
will be submitted with the building permit applications prior to the commencement of home
construction.

Chapter 32: WATER RESOURCE AREA PROTECTION

As shown on the Tentative Plan and Existing Conditions Map, there is a creek located along the
rear property line of the subject property. Table 32-2 requires a 65' setback from the edge of a
water resource. This setback is shown on the Tentative Plan. No development within the 65'
protected buffer is proposed.
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PRELIMINARY STORM ANALYSIS
PARCELS 1& 2 21E368A07600

WEST LINN,OREGON

(Of
fftefn-

Narrative:

This is a vacant parcel of land that Is being divided bv the Middle house code. Cornwall Street
has recently been improved with sanitary sew^r, water line and jtreeL paving. An existing
standard verticaA curb extends into parcel 2. No additional street, improvements are anticipated
with the exception of two new driveway approaches. On site infiltration facilities are proposed
using "'Basin with Underdrain) an- 1 overflow discharge lo a drainage way in the n?3rof the lots.

Approach.
References:

1. icon. Construction
2. Centerline Concepts
3. USDA soils website
4. West Linn Storm Water design standards
5. Portland Stormwater manual

a , Presumptive Approach Calculator

Design Guidelines

The City of West Linn Public Works Design Standards Section 3,0013.
specifies all Water Quality facilities shall meet the design requirements of
the current Portland Stormwater Manual for both quantity and quality.
The results of the Presumptive Calculator results have been increased by
25% due to rainfall patterns.

Infiltration:

Mo on-site infiltration testing was conducted at this time but relied on the USDA

WEB site information. The soils per the USDA were reported to be Saum Silt ( 78BJ
Calculations:

Using the Portland presumptive design approach with a preliminary
impervious area of 3200 SF a Basin with underdrain system has been steed
for each parcel and has been increased by 25%. The final siting will be done
with the actual house plans are known.

i



Prepared by:
Sfacet D. Goldson, PE
Theta, UC
March 1, 2034
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PAC Report

Project Details

Project Name
Cornwall preliminary

Permit No Created
3/1/202^ 3:29:51 PM

Last Modified
3/1/2024 3:29:51 PM

Project Address
2lE3eBAO /eOO

Designer

Report Generated
3/1/2024 8:09:52 AM

Company

Project Summary

Nativn
Facility
Are*

Soil
CJ&sign
Infilt-
ration
Rate
|inrhr)

(EI-CI. Facility
Sizing
Ratio

Imper-
vious
Area
l*q m

Infilt-
ration

Racults Results

FlOrt
Control
Hn- fiuks

free
board)

CcmFig (»q fl)
PRCatchment

Nam* wLevel Category

C s.ca Fi- “. NAflcpros roof 1200 Q 4S5 2B Baain



approx roof

Site Soils ft Infiltration Testing Infiltration Teslinq Procedure
usnFif

Tested Native Soil ir.1ihrot .on Rate
C1 53 irVhr

CF UtftCorrection Factor
3

Design Infiltration Rates Native Soil
0 <1S6 in/hr

Imported Blended SOLI
6 irtfhr

Catchment Information Hierarchy Lave'
2B

Hierarchy Description
Discharge to an overland s^orm drainage system. including
streams. drainage-ways, and ditches, or tc a storm-cnly pipe
system Jhal discharges to an overland slorm drainage
system

Pollution Reduction Requirement
“ .Ito " ne po5[-dftvpinpnn^ril slarmwatflr fttfloM 1i -jr IIiO
waler quoihly smn<r- even through the stemled iait.

Infiltration Requirement
M/A

FLowConlrDl Requirement
Limit 1he Vi lbs Lt-yr, the b-f , fln<1 the ;(J-yrpn*i1-

de^ainpmenl ?P2iK tlow.- 1o ifl*lr respective flr^ -

dBvehipnwnt JtuK 1low^ . Unless it^ facility Is a public:
facility ji.e . . I . Llio public nynt-ohwsyf. fllsc. limit Ine 25-yr
post-tfevelopmani puah ncr* lo the ?5 - Y'finr pm-

devgtapmHFil pens flow .

Impervious Area
32U0 eq ft
0.373 acrti

PT-e-Liev^Fopmgnt Tims? pf Conctuitniliun . Tc -HJ)

5 m' n

Post-Development Tima ol Concer sirsLion
(TC pCAL)
5 mi 'i

Pre-Development Curve Number (CN pra)
m

^ost-Dovelapment Curve Nuhlbei (CNposi)



SBUH Results
Post-Development Runoff

PR 25 vl
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G
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0 ion 20D

Pre - Development Rate and Volume Post - Development Rate and Volume

Peak Rate (cfs) Total Volume (cf) Peak Rata (cfs) Total Volume {cf)

370.3151.1 0.02920.0088PR

950.80.07310,047 7 630.925-Year

Underdraln Outflow InfiltrationOverflow

Peak Rate TotalPeak Rate Total Peak Rate Total
Volume (cf)Volume (cf) (cfs)(cfs) Volume (cf) (cfs)

0.002 104 ,50.017 205.80 0PR

175.1775.7 0.0020 0.01725-Year 0



Rect Basin

Site Sells & Infiltration Testing Category
Root Basm

Shape
Rectangular

Location
Parcel

Configuration
G inf lhation *;in RS fit Lr*teOmin|L>d]

Above Grade Storage Data

Bottom Area
30 sq ft

Bottom Width
5.ao n

Side Slope
3.0 h:1v

Freeboard Deoth
£.0 In

Overflow Height
18.0 In

Total Depth of Blended Soil plus Rock
24 JH

Surface Storage Capacity at Overflow
151.OB cuft

Design Infiltration Rate 1u Son Underlying the Facility
0.002 tfe

Ue&ign Infiltration Rate for Imported Blended Soil In the
FacElity
0.01& Cf3

Below Grade Storage Data

Catchment is too small tor flow control?
Yd*
Rock Area
1 -8.00 scfl

Rpc* Width
3.00 It



12.0 in

Ruck Porosity
0.3

Underdrain Height
4 in

Porcon! rnDi! Ly Base thal Allows Infiltration
100 %

Orifioe (Y/Nl?
Nn

Why no orifice
CalChmeM 100 small

Total Facility Area (excluding freat?oard)

102.&2 sqfi

Sizing Ratio
f i.02 %

Facility Facts

Pollution Reduction Score
PFJSS

Pollution Reduction Results

OverNow Volume
0.00 cf

Surface Capacity Used
6.94 %

Row Control SnoreFlow Control Results
P-355

Overflow Volume
0.00m
Surface Capacity Used
70.55 %
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Clackamas County Area, Oregon (OR&IO)

Clackamas County Area, Oregon
(OR610)
Map Unit
Symbol

78B Saum slit
loam, 3 to 8
percent slopes

Totals for Area of
Interest

&

Acres Percent of
in AOIMap Unit Name AOI
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